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Profile (30% AMI or below) 
 

Households # %  Tenure % 
Total Households 437 7.2%  Own 4.0% 
   Rent 15.5% 
Cost Burden     
Under 20% 3.7%  Would like to buy a new/different home  
20-30% 33.3%  Own 0% 
30-35% 3.7%  Rent 7% 
35-50% 3.7%    
Over 50% 55.6%  Employment Status  
   Self-employed 9% 
Type of Residence   Employed by others 45% 
Apartment 30%  Unemployed, and looking for work 0% 
Mobile Home 0%  Unemployed, not looking for work 9% 
Condo 18%  Full-time homemaker 9% 
Single Family Home/Cabin 31%  Retired 18% 
Other 21%  Full-time student 9% 
   Other 9% 
Household Composition   Average number of employed adults .99 
Adults living alone 58%    
Single parent with child(ren) 7%  Work Location Winter Summer 
Couple, no child(ren) 30%  Winter Park 0% 0% 
Couple with child(ren) 4%  Granby 39% 65% 
Unrelated roommates 0%  Fraser 16% 24% 
Family members and unrelated roommates 0%  Grand Lake 8% 12% 
Immediate and extended family members 0%  Kremmling 0% 12% 
   Tabernash 0% 0% 
% of adults age 65+ 79%  Hot Sulphur Springs 22% 32% 
Average number of people in household 1.5  Other 45% 0% 
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Rate where you currently live (rated 4 or 5; 
scale 1 “poor” - 5 “excellent”) 
Average    

% 4,5 
Excellent 

 
Are you looking to leave your current employment 
within the next three years? % 

Condition of home 4.4 75%  No 43% 
Exterior appearance 4.6 89%  Yes - will find other work IN the region 8% 
Yard/lot size 4.4 73%  Yes - will find other work OUTSIDE the region 8% 
Adequacy of heating 4.7 97%  Yes - retiring 41% 
Safety/security 4.4 75%  Yes - other 0% 
Quality of neighborhood 4.6 92%    
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Profile (30 to 80% AMI) 
 

Households # %  Tenure % 
Total Households 1,602 26.0  Own 23.4% 
   Rent 32.3% 
Cost Burden     
Under 20% 18.4%  Would like to buy a new/different home  
20-30% 38.8%  Own 22.8% 
30-35% 7.8%  Rent 26.0% 
35-50% 25.2%    
Over 50% 9.7%  Employment Status  
   Self-employed 25% 
Type of Residence   Employed by others 66% 
Apartment 14%  Unemployed, and looking for work 0% 
Mobile Home 7%  Unemployed, not looking for work 1% 
Condo 18%  Full-time homemaker 8% 
Single Family Home/Cabin 59%  Retired 3% 
Other 2%  Full-time student 6% 
   Other 2% 
Household Composition   Average number of employed adults 1.31 
Adults living alone 41%    
Single parent with child(ren) 7%  Work Location Winter Summer 
Couple, no child(ren) 23%  Winter Park 58% 37% 
Couple with child(ren) 22%  Granby 49% 24% 
Unrelated roommates 3%  Fraser 29% 28% 
Family members and unrelated roommates 0%  Grand Lake 19% 15% 
Immediate and extended family members 4%  Kremmling 20% 29% 
   Tabernash 14% 19% 
% with at least one 65+ person 20%  Hot Sulphur Springs 5% 3% 
Average number of people in household 2.2  Other 12% 29% 
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Rate where you currently live (rated 4 or 5; 
scale 1 “poor” - 5 “excellent”) 
Average    

% 4,5 
Excellent 

 
Are you looking to leave your current employment 
within the next three years? % 

Condition of home 3.5 46%  No 68% 
Exterior appearance 3.4 44%  Yes - will find other work IN the region 12% 
Yard/lot size 3.6 58%  Yes - will find other work OUTSIDE the region 8% 
Adequacy of heating 3.6 53%  Yes - retiring 5% 
Safety/security 3.8 60%  Yes - other 6% 
Quality of neighborhood 4.0 65%    
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Profile (80 to 120% AMI) 
 

Households # %  Tenure % 
Total Households 1,560 25.5%  Own 23.9% 
   Rent 29.0% 
Cost Burden     
Under 20% 47.1%  Would like to buy a new/different home  
20-30% 34.6%  Own 28.3% 
30-35% 4.8%  Rent 40.0% 
35-50% 10.6%    
Over 50% 2.9%  Employment Status  
   Self-employed 24% 
Type of Residence   Employed by others 72% 
Apartment 5%  Unemployed, and looking for work 1% 
Mobile Home 6%  Unemployed, not looking for work 1% 
Condo 23%  Full-time homemaker 2% 
Single Family Home/Cabin 66%  Retired 3% 
Other 0%  Full-time student 5% 
   Other 0% 
Household Composition   Average number of employed adults 1.65 
Adults living alone 17%    
Single parent with child(ren) 6%  Work Location Winter Summer 
Couple, no child(ren) 36%  Winter Park 55% 52% 
Couple with child(ren) 29%  Granby 37% 44% 
Unrelated roommates 6%  Fraser 25% 27% 
Family members and unrelated roommates 1%  Grand Lake 19% 23% 
Immediate and extended family members 7%  Kremmling 15% 15% 
   Tabernash 13% 19% 
% with at least one 65+ person 23%  Hot Sulphur Springs 7% 7% 
Average number of people in household 2.5  Other 33% 37% 
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Rate where you currently live (rated 4 or 5; 
scale 1 “poor” - 5 “excellent”) 
Average    

% 4,5 
Excellent 

 
Are you looking to leave your current employment 
within the next three years? % 

Condition of home 3.8 60%  No 73% 
Exterior appearance 3.7 59%  Yes - will find other work IN the region 17% 
Yard/lot size 3.6 58%  Yes - will find other work OUTSIDE the region 5% 
Adequacy of heating 3.8 57%  Yes - retiring 1% 
Safety/security 4.0 69%  Yes - other 4% 
Quality of neighborhood 4.2 76%    
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Profile (Over 120% AMI) 
 

Households # %  Tenure % 
Total Households 2,573 41.3%  Own 48.6% 
   Rent 23.2% 
Cost Burden     
Under 20% 70.2%  Would like to buy a new/different home  
20-30% 25.3%  Own 48.9% 
30-35% 1.7%  Rent 27.0% 
35-50% 2.2%    
Over 50% 0.6%  Employment Status  
   Self-employed 31% 
Type of Residence   Employed by others 63% 
Apartment 3%  Unemployed, and looking for work 0% 
Mobile Home 3%  Unemployed, not looking for work 0% 
Condo 18%  Full-time homemaker 2% 
Single Family Home/Cabin 75%  Retired 4% 
Other 1%  Full-time student 4% 
   Other 1% 
Household Composition   Average number of employed adults 1.73 
Adults living alone 13%    
Single parent with child(ren) 1%  Work Location Winter Summer 
Couple, no child(ren) 55%  Winter Park 48% 45% 
Couple with child(ren) 27%  Granby 48% 52% 
Unrelated roommates 1%  Fraser 25% 27% 
Family members and unrelated roommates 1%  Grand Lake 17% 19% 
Immediate and extended family members 4%  Kremmling 13% 12% 
   Tabernash 12% 18% 
% with at least one 65+ person 23%  Hot Sulphur Springs 12% 10% 
Average number of people in household 2.4  Other 41% 43% 
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Rate where you currently live (rated 4 or 5; 
scale 1 “poor” - 5 “excellent”) 
Average    

% 4,5 
Excellent 

 
Are you looking to leave your current employment 
within the next three years? % 

Condition of home 4.2 76%  No 75% 
Exterior appearance 4.0 67%  Yes - will find other work IN the region 5% 
Yard/lot size 4.0 67%  Yes - will find other work OUTSIDE the region 10% 
Adequacy of heating 4.2 76%  Yes - retiring 8% 
Safety/security 4.3 79%  Yes - other 3% 
Quality of neighborhood 4.2 79%    

 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  6  

 
 
 
 
 
 
 
 
 
 
 
 
APPENDIX B - HOUSEHOLD SURVEY 
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  7  
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  8  
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  9  
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  10  
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  11  

 
 
 
 
 
 
 
 
 
 
 
APPENDIX C - EMPLOYER SURVEY 
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  12  
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  13  

 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  14  

 
 
 
 
 
 
 
 
 
 
 
APPENDIX D - SURVEY COMMENTS 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  15  

 
Employer Survey Comments 
 
 Additional Comments 
� We already contribute .25% of all real estate sales at Grand Elk to the town and have 

contributed 8 acres to affordable housing as well as other contributions with other projects. 
� Affordable housing needs should be a primary consideration of the business owners in regards 

to supplying this need or offsetting the cost for the employees.  I think if the whole community 
accepts responsibility for affordable housing then it should be a combination of sources versus 
"sticking" it to one type, i.e. only construction or only developers or only commercial buildings. 

� Provide housing and have for over 30 years. 
� There has been a lot of work on housing but little on the transportation to use it. The two must 

be worked on together. 
� No 
� I don't know enough about senior housing to give knowledgeable answers and the q's about 

current needed positions of employees are not relevant as we just slipped into a 3 month slow 
season. 

� 
It is a problem, its great we have other valleys to learn from, tacking on a fee for new residential 
houseing should be spread out for over lodging and commercial projects as well if not just taxed 
from existing dwellings and revenue. The entire valley needs to be involved in affordable 
houseing projects. 

� Availability of more deed restricted properties to allow purchase of a home by more locals. 
� 

I am not in the position to determine what the organization would or would not do to assist in the 
housing problem.  The largest percentage of our employees reside in Grand County and 
bringing new employees has been a challenge because of the cost of living and lack of 
affordable housing.  JCB 

� 
Grand County is horrible for renting.  No one takes dogs and everyone has one,.  These 
'condos' that mainstream people can afford are shitholes that were built for weekend getaways 
and are not kept up to standard.  Why not build a real apartment community like the kind you 
can get in Denver for $800 and you get a porch, washer/dryer and a GARAGE!!!!  It is sad that 
my husband and I make $100,000 a year and cannot afford to buy anything decent or rent 
anything other than a shithole for $1,200 a month so we can be live in Winter Park. 
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Household Survey 
 
Question 1 - Do you live in or nearest to: (other) 
� Parshall 
� Parshall 
� Parshall 
� Parshall 
  
Question 4 - Other type of residence  
� Bed and Breakfast 
� Lodge 
� Modular 
� Motorhome in RV park 
� Ranch 
� Senior housing condo 
� Travel trailer on rented property 
  
Question 11 - Other valley location for retirement 
  
  
Question 13 - Language other than English 
� Czech 
� French 
� French 
� German 
� German 
� German 
� German 
� Indonesian 
� Polish 
� Polish 
 
Question 16 - Important factors in selecting current residence (other) 
� Ability to afford rent 
� Acreage 
� Adjacent to open space, pets can play in yard, neighbors can't see into windows 
� Affordability 
� Affordability 
� Affordability of housing 
� Affordable   
� Affordable, available lot 
� Allow pets 
� Allows horses 
� Away from people 
� Beautiful yard, price of lot 
� Bus transportation 
� Clean area 
� Close to school for resale 
� Close to Pole Creek Golf Club, quite and safe, close to Hwy 40 
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� Community, growth 
� Cost 
� Cost 
� Cost 
� Cost 
� Cost 
� Cost 
� Cost 
� Cost 
� Cost of land 
� Cost of rent 
� Cost of rent 
� Cost, it was affordable 
� Deal on land 
� Dog friendly 
� Family 
� Family nearby 
� Fire safety 
� Free run for pets 
� Free storage on site 
� Garage, view 
� Garden 
� Good place to earn living 
� Insulation against noise 
� Investment value 
� It was all we could afford 
� Lake view 
� Large acreage 
� Lot size 
� Lot size, privacy 
� Low taxes, small government 
� Lower rent 
� Money, affordability 
� Moved in with sister 
� Nature of development 
� Near family 
� Near grandchildren 
� Near relatives 
� Neat place to live 
� No other choice 
� Noise level, train 
� On city water and electric 
� Only place we could afford 40 years ago 
� Outside town limits - livestock 
� Parking in winter 
� Pet friendly 
� Price 
� Price 
� Price 
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� Price 
� Price 
� Price 
� Price 
� Price 
� Price 
� Price 
� Price 
� Price    
� Price for rent 
� Price range 
� Price range, lot size 
� Prices 
� Privacy 
� Privacy 
� Privacy 
� Proximity of creek 
� Proximity to dog friendly trails 
� Quality of environment 
� Quality of home 
� Quiet 
� Quiet 
� Quiet, no construction 
� Rec center 
� Rent 
� Road care 
� Rural, space 
� Safety 
� Seasons 
� Seclusion 
� Sewer, public water, gas line 
� Shuttle bus, library 
� Ski area 
� Skiing 
� Skiing and golf 
� Stable local economy 
� Summer climate 
� There in nothing affordable accepting pets right now 
� Things for my child to do 
� Tranquility 
� Utilities, internet availability 
� Value 
� View 
� View 
� Winter Park comp center 
� Winter Park ski area 
� Winter road maintenance 
� Wooded 
� Young families 
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Question 18 - Comments on dissatisfaction with residence 
� Age of home, many repairs needed 
� Amount of dead trees in yard 
� Apartment management is horrible 
� As my children get older, I'm not sure MPMS and MPHS are math/science university prep enough 
� Change in property manager 
� Colorado Regional Construction sucks 
� Cost 
� Deed restricted 
� Difficult to find people to help with outdoor chores 
� Distance to town 
� Economy, lack of year round residents, daycare and schooling options, number of bars vs community activities, too many bars 

� Fits my needs 
� High heat bills 
� Home still needs a lot of work, noise from train and highway 
� Homes too close together 
� I do not have constant electricity or heat 
� I don't want to rent, I want to buy it, but can't afford it 
� I paid too much for what I bought 
� I would like to own not rent 
� Increase in noise and traffic 
� It is a mobile home that is not mobile, with an addition. Value does not increase. 
� It's a gross 1960's trailer, let's be honest 
� Junk yard next door in Granby 
� Landlord is very inflexible 
� Landlord needs improvement 
� Landlords looking to make "pretty" in preparation to sell property to make profit 
� Lawsuit with county over road crossing property 
� Limited services, expensive county 
� Live in trailer court with 90% Mexicans 
� Local commerce is very poor, there is not anywhere to buy everyday conveniences. We need outside competition. 

� Location 
� Loss of rural character, traffic and noise 
� Lot rent to high, no pavement, neiborhood trash, fast traffic 
� Loud upstairs renters 
� Management 
� Management 
� Management 
� Management company is not very good 
� Mold in bedroom, cold, no yard, just a cliff 
� Mold problem, can't afford heating 
� Need home with garage for expanding family in future 
� Need public transportation and better access to complete health facilities and doctors 
� Neighborhood sucks 
� Neighbors are noisy 
� New home, great neighborhood 
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� No extra storage 
� No washer and dryer in the apartment 
� No yard, thin walls 
� Not enough land 
� Not good yards, to many kids and people 
� Old and run down 
� Our management company, Alkgiant, does not take care of our property and we pay high HOA's 
� Our part time neighbors act like city people 
� Paying HOA fees, parking, neighbors, busy streets 
� Peaceful area, close to nature 
� Planning family, need larger single family home with garage 
� Plumbing, water 
� Ready to move and upgrade living conditions 
� Rent is expensive 
� Rent too high for small rundown residence 
� Shoddy new construction nearby 
� Small home 
� Small, no yard 
� The house is old and needs lots of repair 
� Too many "spec" houses, overbuilding, creeping in on urban attitudes 
� Too much construction 
� Too much construction, too many second homes 
� Too small 
� Too small 
� Too small for my family 
� Too small, no yard 
� Too small, too close to neighbors 
� Trailer court 
� Upkeep extremely high 
� Very old, needs remodeling 
� Want something bigger 
� Want to own a house but cannot afford 
� We still rent 
� We're not in a neighborhood, houses and other kids are too far away from each other to play 
� We're paying what should be rent on a house or apartment but live on rented land in a travel trailer 
� We've been caretaking for 3 years and we now want a home of our own 
� Would like a larger home, at least a playroom 
� Would like better window to decrease electric bill 
� Would like horse property 
� Would like more yard 
� Would like to be able to afford own home in Winter Park or Fraser 
� Would like to own my own home, this one is too small for us 
� Would prefer single family home 
 
Question 19 - Important items in choice for housing (other) 
� A nice view 
� Accessibility from main road 
� Affordability 
� Affordable 
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� Affordable 
� ATV, motorcycles, horses 
� Away from shuttle route 
� Close to everything 
� Computer hook up, pool, exercise room 
� Covenants 
� Dead end road 
� Dishwasher 
� Easy access to highway 
� Easy snow removal 
� Garages 
� High speed internet 
� HOA reductions, the more the better 
� Hot tub 
� Low HOA 
� Neighborhood quality 
� No children 
� On site management 
� Pool, tennis court, hot tub 
� Quiet 
� Quiet 
� Security 
� Single family 
� Single floor, no steps  
� Uncrowded neighborhood 
� View 
� Water on property 
� We built it 
 
Question 20 - Why you haven't bought a home (other) 
� Affordable housing where we want to live 
� Bills included currently 
� Building new home in 2008 
� Building within Granby ranch 
� Can not afford to buy, too expensive and we make good money. We are firefighters and we have to live in our district, which we 

can't afford. 
� Cannot sell current residence for value to purchase another 
� Can't get loan on mobile home without foundation 
� Can't sell 
� Cost of living increasing pay is not. Can't really buy what we want or need because we can't afford $300,000-400,000 homes 

like most working class full time locals who live here. 
� Cost of living versus competing with second home owners is outrageous 
� Have not found the right house/lot yet 
� Homes are too expensive and we can't afford our own at this point 
� Housing is not affordable for a single person in Grand County and I have a decent income 
� In between houses, sold and now building 
� In the process of building 
� Inflated, discriminatory market value does not promote any values 
� Property is overtaxed for every little improvement made. Grand County is crazy expensive. 
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� Too damn expensive 
� Waiting to build equity so can buy into a house 
� Want 3 bedrooms, 2 baths, 2 car garage, at least a half acre, within 15 min. of WP 
� Way too high in Colorado, absolutely ridiculous 
� We're building 
 
Question 23 - Other community you might choose 
� Another state 
� Arizona 
� Away from towns 
� Big Horn Park 
� Bond, Radium 
� Canon City 
� Durango 
� Fort Collins area 
� Front Range 
� Fruita 
� Grand Junction 
� Jackson, WY 
� Lower elevation 
� Middle of nowhere 
� More land 
� Near family, out of county 
� North Park 
� Out of state 
� Parshall 
� Parshall 
� Parshall 
� Parshall 
� Parshall 
� Rand/Gould 
� Retirement village 
� Rural    
� Rural area 
� Rural Front Range 
� South Park 
� Southwest 
� Steamboat/Routt 
� Taabernash 
� Telluride 
� Unincorporated Grand 
� Warmer climate 
� Wyoming 
� Wyoming 
 
Question 26 - Why do you want to buy a home? (other) 
� Bigger home with garage as we want to start a family 
� Green construction, energy reduction 
� I own my land, I would like to upgrade 
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� Just ready for something different 
� Live within Granby Ranch 
� Own my own home 
� Probably won't happen, because of the prices of homes people are selling are insane 
� Retire and move west 
� Single family home with more privacy 
� To get away from the Grand County government/forest circus 
� To have a yard 
 
Question 36 - Other job category Count 
� Property caretaker  
� Computer repair 10
� Insurance sales 10
� Resale store owner 10
� Gravel pit 11
� Snow plower 6
� Dump truck driver 11
� Bus driver 6
� Logging  
� Resort camp 7
� Marina owner, store owner, trailer court owner 7
� Miner, rancher  
� Trade mechanic  
� Housekeeper  
� Hairdresser  
� Maintenance supervisor  
� Maid  
� Route sales  
� Sales  
� Alternative energy installer  
� Housekeeper  
� House, pet sitter  
� Self employed  
� Appliance repair  
� Miner     
� Cleaning  
� University professor  
� Pet care  
� Railroad  
� Housekeeper  
� Delivery  
� Railroad  
� Vet assistant  
� Special events coordinator  
� Self employed  
� Cook at elementary school  
� Snow removal  
� Self employed property managers  
� Electrician  
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� Janitor  
� IT technician  
� Graphic designer  
� Landscape maintenance supervisor  
� Housekeeping  
� Maintenance company  
� Sewing, tailoring  
� Custodian  
� PR consultant  
� Retail services  
� Truck driver  
� Drive Parshall to Denver for work  
� Rancher  
� Maintenance mechanic at Henderson Mill  
� Housekeeping  
� Manufacturing  
� Painting contractor  
� GCCA   
� Housekeeping  
� HR supervisor  
� Clean condos  
� Mechanic  
� Logger  
� Caterer  
� Housekeeper for private homes  
� Travel agent  
� Musician  
� Assistant chef  
� Building maintenance  
� Clerk  
� Sales  
� Warehouse  
� Delivery  
� Henderson Mill  
� Project adm/interior design construction  
� Ranch assistant  
� Mudlogger (oilwell)  
� Contractor  
� Computer  
� Wastewater treatment  
� Flight attendant  
� Golf course  
� Retail distributor  
� Marketing/graphic design  
� Technical  
� HVAC  
� Management consultant  
� Publishing/writing  
� Fitness consultant  
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� Flight attendant  
� Slope management  
� Travel agent  
� Hospitality manager 10
� Designer 10
� Equipment operator 11
� Driver  
 
Question 39 - Other work location 
� All over Grand County 
� Bond 
� Dallas TX 
� Drive Parshall to Denver for work 
� Eagle 
� Granby Ranch 
� Grand County 
� Gypsum 
� Henderson Mill 
� Henderson Mill by Parshall 
� Hendeson Mill/Parshall 
� Highlands 
� In home 
� Internet base business 
� Iowa 
� North Carolina 
� North Dakota 
� North Park 
� Parshall 
� Parshall 
� Parshall 
� Parshall 
� Route, Eagle county 
� Spring Creek 
� Steamboat 
� Travel 
� Travel via DIA 
� Vail 
� Vail area 
� Vail, Steamboat 
  
Question 40 - Other plans to leave employment 
� Career change 
� Depends on how I'm feeling once I'm 70 
� Intend to relocate to a more realistic place to raise my kids and work 
� Self employment becomes full time 
 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  26  

 
Question 45 - Additional comments or suggestions 
� "Affordable housing" is not affordable 
� 250,000+ is NOT affordable housing for people making a normal average income 
� Address the beetle kill problem 
� Affordable housing 
� Affordable housing and land that the workforce can buy and build the "American Dream" 
� Affordable housing is not $400,000-plus 
� Affordable housing less than $250,000 for families is a huge need in the valley 
� Affordable housing must be nice looking, efficient, and preferably not on the railroad tracks 
� Affordable housing under $200,000 
� All the "corporate" houses in this county need to be paying in on local costs - property taxes, schools, etc. 

� Better management companies for the county because most people are not full time residents 
� Build it yourself 
� Building affordable housing should be made attractive through tax breaks and/or subsidies based on sales tax 

� Cheaper rent for local residents would be nice 
� Commissioners/county government need to be more engaged and committed to housing needs or they need to move on 

� Cost of managing pine beetle makes our home unaffordable 
� Could seniors have a break on utilities 
� Developers should pay a tax to support low income housing since they profit the most 
� Don't send this again 
� Ease restrictions on modular housing in terms of financing and down payment assistance. These are truly affordable. 

� Elect new politicians and fire the county manager. Vote in people that care about smart growth and the current residents. 

� Explore new technology housing choices 
� Four bedroom house in Grand County would not be $275,000, it would be much more 
� Get rid of real estate salesmen. They drive up housing prices. 
� Good job 
� Good luck, it's not enough, we're leaving 
� Granby desperately needs good restaurants. This would be a tremendous benefit to people of all ages. 

� Grand County Housing Authority continues to fail 
� Hard working people should be able to afford to buy a house, but its just not possible in this area 
� Help from parents 
� Help people understand choices and personal responsibility. I want to live on a vast ranch, I can't afford it, I don't expect the 

community to buy me one. 
� HOA fees add thousands to the cost of buying a multi-family home 
� HOA fees are too high at Miller's Inn Condos 
� Hooray for at least making an effort to understand what you need to do to accomplish affordable housing in Grand County. 

Also, is there any way you can tax the 2nd homeowners/developers without taxing the rest of us? 

� Housing costs are way too expensive for the amount of pay, blame the realtors 
� I am for government, local, county, state, federal, to stay out of affordable housing. The market place will take care of that. 

Planning should not put hard restrictions on new employment businesses. Housing will tem be affordable but unfortunately, the 
story is not in my back yard. 
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� I am not really interested in deed restricted property.  Not really interested in resale caps limiting appreciation. What's the point? 

� I do not support helping with homes for people 
� I find it amazing how many people live in the "affordable" housing only to move on to bigger and much more expensive homes. 

Their use is not properly serving the people who really can't afford a home. 

� I have 2 college degrees and work very hard, but because my money does not look good on paper, I can not afford the housing 
I want.  Second homeowners are driving the prices too high for people who live here! 

� I heard that someone named Neuman is at Fox Run and building a house in Legacy Park Ranch. Seems like this defeats the 
rules for affordable housing. 

� I inherited my residence when my father died (5/27/07) so have not owned it for long but have resided here almost all of my life 

� I plan on moving to central New Mexico, tired of prices, tourists, and traffic jams 
� I support a lower affordable housing impact fee on residential and commercial construction 
� I think it's scary that we can make $93,000 and still find it unaffordable to purchase a home 
� I think that having affordable housing in each new development is important to keep Fraser and Winter Park running. This way 

employees are close to work. 
� I think there is a need for affordable housing for "good" workers who have contributed to the community through their character 

and work ethic. Unfortunately this area has not attracted enough good workers. Possibly the reason is lack of affordable 
housing but I don't believe taxing the people who have worked hard all of their lives to "afford" the housing available is the 
answer. 

� I would love to rent a home however can't afford it. Rents are high so you can't save for a down payment on you own home plus
deposits on rentals are ridiculous, most are 3 month up front.  

� If things i.e. rent don't change there will not be anyone that can afford to live here and serve the rich and the tourists 

� Involve private developers and be open to different models.  Town of WP has turned down lots of help b/c they want only single 
fam in town solutions. 

� Ironic that this survey was sourced out of the county 
� It is difficult for a single person to make ends meet here in Grand County 
� It is too bad that someone making over $60,000 a year cannot afford a new house. I think the word is raped by the construction 

industry. 
� Kremmling is a good place to live 
� Leave affordable housing to the private sector 
� Let the county grow. We need a Target or a Costco. It is too easy to shop in Denver to save money. We need more 

competition, better shops. It cost too much to live here for what you get. The view is great, the politics are horrible. 

� Linda has been very helpful securing my current residence 
� Local wages are not keeping pace with increasing taxes and cost of living. Help. 
� Lower taxes and houses 
� Middle Park needs bus services! 
� More affordable housing for families 
� More help for first time buyers 
� More should be done for the poor in Kremmling. I'm not one of them, but I see the hardships everywhere. 

� My concern is overdeveloping this area and killing the rental market.  Also, some new developments do not fit in with this area 
or lifestyle. 

� Need for public transportation is greater than that of housing assistance 
� Need more affordable housing for primary residences 
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� Need public transportation and complete health care access so that one doesn't have to travel miles to see specialists in health 
care. It's very difficult and costly. 

� Need to have an ordinance for property owners to bring down beetle kill trees that may cause problems for other property 
owners! 

� Nice, affordable housing in easy access locations 
� Not enough high paying jobs for housing prices 
� Please be more considerate in your questions of the "rural" and out of town areas 
� Please make more affordable housing. It will improve the community. 
� Possibly more programs for first time home buyers, down payment assistance, loans for non-deed restricted assisted housing 

homes 
� Put washers and dryers in all units at Fox Run Apartments 
� Questions 41-44 are not necessary to understand the needs for low income housing 
� Rising prices are not advantageous to locals wanting to stay in Grand Lake 
� So many surveys with little or no action 
� Some of these questions don't exactly fit my situation 
� Take in account that the number of retirees is going to astronomically increase in the next 5-10 years 
� Thank you and I hope to see more homes very soon! 
� The people that work in this county should be able to afford to live here but the builders/developers don't make that possible 

without multiple jobs 
� The prices on question 30 are unreasonable, obviously you didn't do any kind of research, go back to college 

� The reason we would move out of country is related to schools. Grand County needs affordable housing for committed 
residents (families) and good secondary education to attract and keep modern workers (telecommuters, web-based, etc.) 

� The Rural Health Network estimates that the 65+ age population will increase 88% over the next 10 years. Will we be ready to 
provide services and housing? 

� The whole region is too expensive for rent. Jobs aren't that good. I was lucky to find a cheap mobile home to fix up in the area 
of Grand Lake. 

� This appears more like a realtor sales pitch? 
� This area is growing so much with part time residents with money that full time locals are no longer able to afford to live here. It 

is sad that those who love it here, who have service jobs here, can't survive and must give it up to those who are second 
homeowners who live here 2-3 months a year. Pretty soon it will be another Vail where people live so far away because that's 
the only thing available/affordable. The young working population is going to die. 

� This community is taxed to death 
� This county is getting too damn expensive for people that are retired. I'm going south where there is no f…ing snow. 

� This survey pertains more to newer residents, not ones who have lived here over 40 years 
� Unable to establish credit since filing for bankruptcy in 1996 
� Very little choice for single-family homes for year-round/permanent residents that are less than 20 years old and under $300K - 

i.e., it's hard to get a new home as a local and to start a family without huge debt 

� We desperately need LOCAL worker housing or the merchants need to raise wages (i.e. Pizza Hut only pays $7 an hour) 

� We feel that if we hadn't built a house 12 years ago, we could not afford to live here now. We feel lucky. 

� We need affordable housing within WP or Fraser on short-term leases, in addition to making affordable housing to buy 

� We need dollar stores and bus or train as a way to get to other places. More doctors and nurses so don't have to leave area to 
see a doctor. We need up to date hospital and equipment. 
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� We need homes that working people can afford, people who actually live here 
� We pay enough taxes 
� We should encourage a couple of senior co-housing developments 
� We strongly support green building for all building in Grand County 
� We worked hard to be able to afford to live here so we feel others deserve help but not handouts. The "entitlement mentality" is 

getting out of hand. Some of your suggestions for resolution are just more hand outs. 

� We would consider staying here if we could find affordable housing 
� Why can't a small non deed restricted house cost less than $300,000? What about a modular? Can it be a smaller house? We 

just need a yard but these prices are outrageous. 
� Will not purchase deed restricted property 
� Work depends on season to season 
� Workforce and seasonal rental housing is critically important 
� You don't need and shouldn't ask personal questions such as above 
� You guys don't have a clue 
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Table 1. Building Permits, 2000 - 2006 
     
2006 Single-family Multi Family Total Units % of 

Total 
Unincorporated 228 15 243 30.0% 
Fraser 66 14 80 9.9% 
Grand Lake 10 0 10 1.2% 
Granby 56 56 112 13.8% 
Kremmling 1 0 1 0.1% 
Hot Sulphur Springs 10 0 10 1.2% 
Winter Park 18 335 353 43.6% 
TOTAL 389 420 809 100.0% 
     
2005     
Unincorporated 250 97 347 58.5% 
Fraser 53 0 53 8.9% 
Grand Lake 28 0 28 4.7% 
Granby 78 1 79 13.3% 
Kremmling 1 0 1 0.2% 
Hot Sulphur Springs 12 0 12 2.0% 
Winter Park 24 49 73 12.3% 
TOTAL 446 147 593 100.0% 
     
2004     
Unincorporated 304 4 308 67.4% 
Fraser 38 0 38 8.3% 
Grand Lake 13 12 25 5.5% 
Granby 18 3 21 4.6% 
Kremmling 3 0 3 0.7% 
Hot Sulphur Springs 10 0 10 2.2% 
Winter Park 9 43 52 11.4% 
TOTAL 395 62 457 100.0% 
     
2003     
Unincorporated 269 27 296 75.3% 
Fraser 26 0 26 6.6% 
Grand Lake 4 0 4 1.0% 
Granby 29 0 29 7.4% 
Kremmling 4 0 4 1.0% 
Hot Sulphur Springs 11 0 11 2.8% 
Winter Park 9 14 23 5.9% 
TOTAL 352 41 393 100.0% 
     
2002     
Unincorporated 255 6 261 75.9% 
Fraser 18 0 18 5.2% 
Grand Lake 5 7 12 3.5% 
Granby 18 0 18 5.2% 
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Kremmling 5 0 5 1.5% 
Hot Sulphur Springs 7 0 7 2.0% 
Winter Park 19 4 23 6.7% 
TOTAL 327 17 344 100.0% 
     
2001     
Unincorporated 242 94 336 68.4% 
Fraser 5 72 77 15.7% 
Grand Lake 21 0 21 4.3% 
Granby 17 0 17 3.5% 
Kremmling 4 0 4 0.8% 
Hot Sulphur Springs 6 0 6 1.2% 
Winter Park 6 24 30 6.1% 
TOTAL 301 190 491 100.0% 
     
2000     
Unincorporated 228 102 330 56.4% 
Fraser 8 18 26 4.4% 
Grand Lake 7 5 12 2.1% 
Granby 24 20 63 10.8% 
Kremmling 4 4 11 1.9% 
Hot Sulphur Springs 3 0 10 1.7% 
Winter Park 14 105 133 22.7% 
TOTAL 288 254 585 100.0% 
Source: Grand County 
 
 
Table 2.  Detailed Ratings of Condition by Own/Rent 
 Overall Owners Renters 
Condition of the home    
1 - Poor 0.8 0.8 1.0 
2 5.2 2.7 11.8 
3 - Good 27.2 21.9 40.9 
4 27.7 28.9 24.7 
5 - Excellent 39.1 45.7 21.5 
 100% 100% 100% 
Exterior appearance   
1 - Poor 1.3 0.8 2.8 
2 7.5 4.4 15.9 
3 - Good 27.6 24.7 34.9 
4 26.1 26.5 24.6 
5 - Excellent 37.6 43.6 21.8 
 100% 100% 100% 
Yard/lot size   
1 - Poor 6.5 2.0 19.1 
2 8.3 6.7 12.4 
3 - Good 20.1 18.5 25.0 
4 22.5 24.6 17.0 
5 - Excellent 42.5 48.3 26.4 
 100% 100% 100% 
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Adequacy of heating   
1 - Poor 2.3 1.3 5.0 
2 6.6 3.2 16.2 
3 - Good 21.6 18.7 29.1 
4 23.9 25.8 19.1 
5 - Excellent 45.6 51.1 30.5 
 100% 100% 100% 
Safety/security   
1 - Poor 0.6   1.9 
2 4.8 1.3 14.1 
3 - Good 20.8 18.1 28.3 
4 27.5 29.2 22.4 
5 - Excellent 46.3 51.3 33.3 
 100% 100% 100% 
Quality of neighborhood  
1 - Poor 1.4 1.6 0.7 
2 2.6 2.4 2.5 
3 - Good 19.9 16.5 29.2 
4 28.7 29.0 28.2 
5 - Excellent 47.4 50.5 39.2 
 100% 100% 100% 
Source: 2007 Household Survey 
 
 
Table 3.  Would you support or appose: 
 Overall Owners Renters 
Affordable housing impact fee of $2/SF 
Support 31.8 29.8 37.1 
Oppose 37.3 41.4 26.7 
Don't know 30.9 28.9 36.2 
 100.0 100.0 100.0 
Inclusionary zoning    
Support 45.3 40.3 59.5 
Oppose 30.1 35.6 14.4 
Don't know 24.6 24.2 26.1 
 100.0 100.0 100.0 
A fee on new commercial buildings but not residential 

Support 43.1 39.1 53.6 
Oppose 31.6 35.3 21.7 
Don't know 25.2 25.6 24.7 
 100.0 100.0 100.0 
A sales tax increase of up to 1 cent ($0.01) 
Support 34.4 31.5 42.2 
Oppose 49.6 54.7 35.3 
Don't know 16.0 13.8 22.5 
 100.0 100.0 100.0 
A small property tax increase 
Support 14.7 13.8 16.9 
Oppose 68.2 73.1 54.8 
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Don't know 17.1 13.2 28.3 
 100.0 100.0 100.0 
A lodge/accommodations tax 
Support 55.3 52.5 62.5 
Oppose 27.0 29.2 21.2 
Don't know 17.7 18.3 16.3 
 100.0 100.0 100.0 
Source:  2007 Household Survey 
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The following definitions are applicable for the terms used in this report. 
 
Affordable Housing – when the amount spent on rent or mortgage payments (excluding utilities) does not 
exceed 30% of the combined gross income of all household members.  There is no single amount that is 
“affordable.” The term is not synonymous with low-income housing, where, under most Federal programs for 
low-income housing, occupants pay 30% of their gross income for rent and utilities. 
 
Area Median Income (AMI) Limits – most communities establish income limits for the programs they 
administer based on the area median income (AMI) for the area according to household size, which are 
adjusted annually by the Department of Housing and Urban Development (HUD).  Four different income 
categories are defined for various programs and policies:   
 
Extremely low-income, which is less than 30% of the median family income; 
Very low-income, which is between 30 and 50% of the median family income;  
Low-income, which is between 50 and 80% of the median family income;  
Middle income, which is between 80 and 120% of the median family income; and 
Above middle income, which is over 120% of the median family income. 
 
Cost Burdened – when a household or individual spends more than 30% of gross income on rent or 
mortgage payments.  Households paying 50% or more of their income for rent or mortgage are said to be 
severely cost-burdened. 
 
Inclusionary Zoning – requires a minimum percentage of residential development be provided at below-
market rates to serve lower income households as part of new residential developments.  Inclusionary 
zoning is a housing production obligation based on the community’s need for affordable housing as related 
to many factors, including a decreasing developable supply of land, rising home values, insufficient 
provision of housing affordable to residents by the market, etc., in addition to any direct employee 
generation impacts of development. 
 
Low-income Housing Tax Credit – a tax credit (Internal Revenue Code Section 42) available to investors in 
rental housing projects focused on renters earning less than 60% of the AMI.  This program encourages 
investment that helps finance construction and rehabilitation of housing for lower income renters. 
 
Mean – the average of a group of numbers, which is the sum of all the data values divided by the number of 
items. 
 
Median – the middle point in a data set. 
 
Section 8 Rent Subsidy - the Section 8 Housing Assistance Payment program is offered through the U.S.  
Department of Housing and Urban Development (HUD).  This program pays the difference between 30% of 
monthly household income and the Fair Market Rent (FMR) established by HUD for Grand County.  There 
are two types of Section 8 assistance:  1) project based where vouchers are attached to specific properties, 
or 2) vouchers -- households using Section 8 assistance find market rate housing where the landlord is 
willing to participate in the program.   
 
Substandard Housing – a unit that lacks complete kitchen and /or plumbing facilities. 
 
Levels of Homeownership – When discussing affordability of properties by Area Median Income (AMI) level 
(defined above) and the types of homes households among different AMI groups are seeking, reference is 
made to a couple different stages of homeownership.  This includes: 
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Entry-level ownership/first-time homebuyers:  These are households typically earning in the lower to middle 
income range.  These include households that currently rent (or otherwise do not own a home) and are 
looking to purchase their first home.   
 
Move-up buyers:  These are households earning in the middle to upper income range (about 100 to 120% 
AMI or higher) that may currently own a home and are looking to purchase a new or different home for a 
variety of reasons (relocating, growing family (e.g., having children), shrinking family (e.g., empty-nesters), 
etc.). 
 
Catch-Up Housing – Housing needed to catch-up to current deficient housing conditions.  In this report, 
catch-up housing needs are defined by current resident households reporting housing problems 
(overcrowded, cost-burdened and/or living in substandard housing conditions), current renters and owners 
looking to purchase a home and in-commuters that would like to move to the city.  Catch-up housing is 
generally addressed through local city development initiatives, non-profits and housing groups and 
public/private partnerships.   
 
Keep-Up Housing – Housing units needed to keep-up with future demand for housing.  In this report, keep-
up housing needs focuses on new housing units needed as a result of job growth in the city and new 
employees filling those jobs.  Keep-up housing is often addressed by the existing free-market, as well as 
regulatory requirements or incentives to produce housing that is needed and priced below the current 
market. 
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Survey research was conducted to generate information beyond that available from existing public sources.  
This research included a paper version of the household survey distributed to Grand County Households, 
and an online version of the household and employer surveys distributed through local employers.   
 
Household Survey 
 
The Household Survey was mailed to 3,300 randomly-selected homes in Grand County and placed on the 
doors of 200 apartments.  A total of 680 completed household surveys were returned, 660 from the mail out 
and 20 of the online version.  This equated to an average response rate of about 19%.  Responses from the 
household survey represent 1,512 total persons and 866 employed adults.   
   
Representation and Weighting of the Sample 
 
Two levels of weighting were applied to the Household Survey data to ensure that the survey is 
representative of the general Grand County population.   
 
First, the survey data were weighted to better reflect the owner/renter mix as projected forward from the 
2000 Census.  As typically occurs with household surveys, the raw survey results under-represented renters 
– about 22% of responses received were from renters.  As of the 2000 Census, about 31.8% of households 
in Grand County rented.  It is expected that the percentage of renters declined slightly given the purchase 
opportunities provided with low interest rates, condominium conversions and affordable housing 
development.  After weighting the survey data, renters represented about 27% of households.   
 
Finally, as is typical with survey results, lower income households (particularly those earning under 50% of 
the Area Median Income (AMI)) were underrepresented in the raw survey results.  About 4% of survey 
respondents who own their home and 33% of renters earned in this very low-income range compared to 
about 11% of owner households and 27%of renter households reported by the 2000 US Census.  After 
weighting the data, about 11% of renters and 27% of owners earn within that income range.   
 
Employer Survey 
 
Employer surveys were distributed through local area Chambers of Commerce.  In total, we received about 
50 responses.  Responding businesses together account for a total of 6,615 winter jobs and 4,340 summer 
jobs. 
 
The intent of the surveys was to determine where employees live; changes in employment over time; to 
what extent employee housing is perceived to be an issue by employers; whether employers feel housing 
programs for employees are needed; and their associated level of support for housing assistance. 
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Statistical Validity 
 
The margin of error for household survey tabulations is generally within 3.5% at the 95% confidence level.  
This means that, for tabulations involving the entire sample, there is 95% confidence that any given percent 
reported is no more than plus or minus 3 to 4 percentage points from what is actually the case.  When 
estimates are provided for sub-groups, such as household type, owners and renters, etc., the tabulations 
are less precise.   
 
Other Sources of Information 
 
A variety of sources of published information were used in the preparation of this report, including: 
 
1990 and 2000 US Census data, including CHAS (Comprehensive Housing Affordability Strategy) special 
tabulation data; 
 
Employment information from the Colorado Department of Labor and Employment (2000), the US Bureau of 
Economic Analysis, the Center for Business and Economic Forecasting (CBEF) and Business Pattern data 
from the Economic Census; 
 
Employment and population projections from the Department of Local Affairs; 
 
2007 Area Median Income for Grand County from the Department of Housing and Urban Development; and  
 
Grand County Assessor data for homeownership and sales information and Grand County MLS for current 
sales listings. 
 
Estimates and Calculations 
 
Assessor Database 
 
The assessor database was used to evaluate the current housing inventory and housing sales data.  The 
residential properties were coded by area (West Grand, Granby/HSS/Three Lakes, and the Fraser Valley) 
using the parcel number.  The downloadable sales file from the Assessor webpage had sales information 
but did not have all of the property information associated with it, including the square footage and the 
zipcode of the purchaser.  For this reason, the property database was used, which only shows the most 
recent sale.  Thus, for example, some properties may have sold in 2006 and 2002, but only the 2006 sale is 
evaluated.  Only qualified sales of single-family homes and condominiums were included in the analysis. 
 
Housing Units 
 
To project 2007 population, building permits were analyzed by town (includes a category for 
unincorporated).  The Department of Local Affairs (DOLA) 2005 estimates were projected forward using 
DOLA’s estimate of new population growth for the entire county and distributing it according to the percent 
distribution of new building permits by town in 2006.  It was assumed that the household size, ratio of group 
quarters and vacancy rates remained the same as reported in 2005.  As a result of this process, it was 
estimated that about 53% of Grand County’s population lives in unincorporated parts of the County.  In able 
to estimate population, housing units and households by region, the unincorporated areas needed to be 
divided accordingly.   
 
GIS was used to estimate the distribution of unincorporated units by area. The Grand County GIS 
department provides downloadable GIS layers, including the assessor parcel database.  All improved 
residential parcels which were not within incorporated boundaries were selected and exported.  These 
parcels were then divided by region using their parcel identification number.  Parcels who’s owner did not 



December, 2007 

Rees Consulting Inc./RRC Associates, Inc.  41  

live within the county were determined vacation/second homes and labeled as vacant.  The percent 
distribution of parcels by area, was then applied to the unincorporated estimate for housing units.   
 
To project forward to 2010 and 2015, the distribution of new growth was distributed among the three regions 
accordingly based on building permit data and the distribution of unincorporated areas. 
 
Population and Housing Estimates 

Source: DOLA, Grand County Assessor, Grand County GIS, RRC Associates, Inc. 
 
Population: Age over 65 
 
To estimate the distribution of the population by region age 65 and over, the percent distribution of 
households with at least one person age 65 or over was determined from the US Census.  Because the 
Census did not have data available at the block level, the Census region for West Grand encompasses 
some of the Fraser Valley.  DOLA’s estimate for region 12 was used to determine the rate of change in the 
region since 2000.  The rate of change per DOLA’s estimate was then applied to the census estimate for 
each area to determine and estimate for 2007, 2010 and 2015 senior headed households. 
 
In-Commuters 
 
To make a rough estimate of the number of workers currently commuting into Grand County for work, 
several sources were used.  According to the 2000 Census, about 6.5% of workers were commuting into 
Grand County for work (excluding people commuting from out of state who were assumed to be 
telecommuting).  Because no studies have been done since the 2000 census which give accurate estimates 
of commuters, the change in the ratio of households to jobs was used to estimate the change in the percent 
of workers commuting into Grand County.  Between 2000 and 2007, the ratio of households to job is 
estimated to have increased from .59 to .65, indicating a decrease in-commuters.  Applying the rate of 
change to the ratio provides an estimate of about 5.8% (450 employees). 

2007 
Total 
Population 

Group Qtr 
Population 

Household 
Population 

Persons Per 
Housing 
Unit 

Total 
Units 

Occupied 
Units 

Vacant 
Units 

Vacancy 
Rate 

GRAND 
COUNTY 14,968 399 14,569 2.36 15,879 6,171 9,708 0.61 
West 2,436 41 2,395 2.50 1,788 958 830 0.46 
Granby/HSS/ 
Three Lakes 7,839 113 7,726 2.40 7,810 3,220 4,590 0.59 
Fraser Valley 4,693 245 4,448 2.23 6,281 1,993 4,288 0.68 


